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NOTE: 


This  interim  project  update  has  been  prepared  to  famish  you  with  a  common 
frame  of  reference  that  will  help  structure  and  focus  the  ensuing  discussions  on  feasible 
alternatives  under  the  prevailing  economic  woes.  Essentially,  the  ideas  and  alternative 
scenarios  presented  here  indicate  the  range  of  possible  options  and  related  issues  we  have 
covered  to  date.  Your  comments  and  inputs  will  be  incorporated  as  we  move  on  to  develop 
options  and  applicable  conditions / criteriafor final  consideration  The  next  review/  working 
session  for  the  CCC  planning  group  is  scheduled  for  June  4,  noontime  at  CPA  (1 64  Lincoln 
Street,  2nd  floor). 


1  CCC  INC.  &  CCC  PLANNING  GROUP  The  Chinatown  Community  Center  (CCC)  Inc.  has 
been  legally  incorporated  as  a  501C(3)  organization  since  June  1990.  Prior  to  this,  a  Parcel 
C  Ad  Hoc  Planning  Group  was  formed  by  agencies  that  had  responded  to  a  Request  for 
Participation  process  administered  by  the  Chinatown-S.  Cove  Neighborhood  Council  through 
spring  of  1989  with  consultant  assistance  funded  by  the  BRA.  In  fall  of  1989,  a 
development  consultant  was  retained  by  the  ad  hoc  group  with  a  BRA  planning  grant  to 
complete  a  preliminary  financial  analysis  for  the  proposed  development.  About  the  same 
time,  BRA  held  a  conceptual  design  competition  for  the  proposed  center  resulting  in  the 
selection  of  3  final  winners  and  a  special  merit  award  recipient  in  February  of  1990.  The 
5  current  CCC  member-agencies  are:  1)  Asian  American  Resource  Workshop  (AARW),  2) 
Chinese  American  Civic  Association  (CACA),  3)  Chinese  Progressive  Association  (CPA),  4) 
S.C.Community  Health  Center  (SCCHC  or  the  Health  Center),  and  5)  S.C.YMCA  (the  Y).  The 
6th  organization,  Quincy  School  Community  Council  (Q.SCC)  elected  not  to  join  the  CCC  Inc. 
but  participate  in  the  planning  process.   The  CCC  Planning  Group  refers  to  all  6. 

o  The  Chinatown  Boy's  and  Girl's  Club  (CBGC),  which  was  an  original  member  oi'  the  CCC 

Inc.,  has  been  voted  out  for  lack  of  representation  and  participation.  Nevertheless.  CCC 
indicated  that  it  will  reconsider  CBGC's  participation  depending  on  the  progress  and 
outcome  of  its  reorganization  effort. 

o  4  agencies,  AARW,  CACA  and  CPA  along  with  QSCC  are  looking  for  mostly  relocation  space 

on  Parcel  C.  The  Y  and  the  Health  Center  are  reserving  Parcel  C  as  a  last  option  if  other 
preferred  alternatives  should  fail.  The  Y  is  targeting  the  Posner  site,  the  Health  Center  is 
beginning  to  explore  the  possibility  with  the  Parcel  A  team  and  others.  The  Health  Center 
is  concerned  about  street-level  access,  proximity  to  its  existing  facility  and  a  minimum 
floor  area  around  10,000  square  feet  per  level. 

o  None  of  the  4  prospective  CCC  tenants  are  under  any  immediate  pressure  to  relocate  from 

their  present  facilities.  Replacing  4,000  square  feet  of  QSCC's  existing  rental  space  for 
Parcel  C  space  will  result  in  savings  for  the  agency  and  help  stabilize  its  operations  and 
potentially  increase  its  capacity.  CACA's  situation  depends  on  whether  its  long  standing 
dispute  with  its  current  land  lord  can  be  improved.  The  Y,  has  just  replaced  its  inflated 
gym  structure. 


2  COMPREHENSIVE  PROJECT  REVIEW/REVISIONS  A  critical  comprehensive  project 
review  with  representatives  from  Parcels  A,  B  and  C  teams  took  place  through  the  summer 
and  fall  of  1990.  This  comprehensive  project  review  was  necessitated  by  the  continuing 
economic  woes,  putting  in  doubt  much  of  the  earlier  assumptions  on  funding  resources. 
Consequently,  the  overall  financing  strategies  had  to  be  re-examined,  including  devising  the 
most  effective/efficient  way  to  optimize  the  use  of  the  fast-dwindling  pool  of  state,  city  and 
other  public  resources  that  are  still  available  to  the  three  projects.  Periodic  updates  on 
project  review  were  made  to  the  CNC  and  its  Land  Use  and  Development  Committee  via 
written  memos  and  verbal  reports.  A  number  of  alternative  approaches  and  scenarios  were 
discussed  and  reviewed  -  including  different  site  delineations,  programming  and 
development  schedule  -  leading  to  the  following  outcomes: 

o  While  some  modifications  on  the  project  specifics  were  made  necessary  by  the  economic 

downturn,  the  revised  development  plans  for  Parcels  A,  B  and  C  seek  to  uphold  policies, 
goals  and  objectives  established  in  the  Chinatown  Community  Plan. 

o  The  R-3A  Associates  Limited  Partnership  goes  for  a  multi-phase  development  approach  for 

Parcel  A.  This  will  not  only  help  address  the  immediate  housing  needs  but  also  maximize 
the  housing  resources  (167  units)  that  can  be  produced  on  the  site  over  a  period  of  time 
to  the  long  term  benefits  of  Chinatown.  Presently.  17  affordable  units  are  proposed  for  the 
Mei-Wah  Village  Phase  1  project.  In  addition,  a  20,000  square  feet  cultural  center  is  also 
being  planned  for  the  site. 

o  Parcel  B  housing  team,  Asian  Community  Development  Corporation  aims  to  maximize  the 

immediate  relief  of  the  acute  housing  shortage  that  has  long  afflicted  Chinatown.  In 
addition  to  being  one  of  the  poorest  neighborhoods  in  the  city,  Chinatown  also  has  the 
highest  over-crowding  rate  in  the  city.  A  total  of  100  units,  including  62  affordable  units, 
will  be  developed  for  the  proposed  Oak  Street  Village  in  one  single  phase  and  on  an 
accelerated  development  schedule. 

o  The  total  units  to  be  produced  on  Parcels  A  and  B  will  increase  from  220  units  (in 

accordance  with  the  original  RFP)  to  267  units,  while  the  agency  space  originally 
programmed  for  these  Parcels  will  be  provided  off-site.  Consequently,  the  change  in 
affordability  level  from  two-third  (one-third  each  for  low-  and  moderate-income  households) 
to  one-half  of  the  total  units  will  result  in  relatively  minor  differences  ( 10  units)  in  the  total 
amount  of  affordable  units.  Aifordable  units  planned  for  near  term  construction  through 
Parcel  A  Phase  1  and  Parcel  B  projects  are  all  targeted  to  low-income  households.  62  units 
will  be  made  available  to  those  earning  at  50  percent  or  below  the  median  family  income. 
15  units  to  those  earning  at  60  percent  or  below  the  median  income. 

o  Institutional  parking  is  introduced  as  a  financing  means  to  support  both  affordable 

housing  and  service  needs  without  one  overriding  the  other.  A  combined  development  ol 
community  center  and  multi-user  garage  accommodating  agency/resident/institutional 
parking  is  planned  for  Parcel  C.  In  turn,  complementary  site  adjustments  are  made  lor 
Parcels  A  and  B  to  create  a  community  plaza  along  Oak  Street  edge  of  Parcel  B.  serving 
both  residents  and  agencies. 

3  ORGANIZATIONAL  STRUCTURE  FOR  INSTITUTIONAL  PARTICIPATION  The  current  model 
assumes  that  the  Boston  Industrial  Development  Financing  Agency  (BIDFA)  will  finance  and 
develop  the  ccc/garage  combined  project  on  land  it  will  lease  from  the  CCC  or  the  BRA. 
CCC  will  be  contracted  by  BIDFA  to  manage  the  office  component,  while  the  institution  (T- 
NEMC  or  another  entity)  will  be  contracted  to  manage  the  garage  component.  Variations 
of  this  baste  models  are  being  tested.   The  following  principles  apply  to  all: 


o  The  community/CCC  will  obtain  ownership  of  the  Parcel  C  land,  either  immediately  or  over 

the  long  term,  essentially  depending  on  financing  requirements.  Under  no  circumstance 
will  institutional  ownership  of  Parcel  C  land  of  any  amount  for  any  duration  of  time  be 
permitted. 

o  Preferably  the  CCC  will  assume  ownership  of  the  office  component  outright  upon 

completion  of  the  project.  If  not,  the  CCC  will  assume  management  of  the  office 
component  which  can  eventually  be  converted  into  CCC  ownership  under  specific  terms 
and  conditions  to  be  negotiated  as  part  of  the  financing  agreement. 

o  The  institution  will  lease  the  garage  from  BIDFA  and  manage  it  under  a  long-term  (30-40 

year)  lease;  in  turn  they  will  provide  guarantee  on  the  long-term  parking  lease  as  a  way 
to  help  finance  the  entire  project. 

o  Terms/conditions/thresholds  for  turning  over  garage  ownership  to  the  CCC  over  the  long 

term  -  upon  refinancing  or  expiration  of  the  initial  long-term  lease  -  can  be 
developed /negotiated. 

o  The  institution  will  not  be  required  to  assume  either  direct  or  indirect  involvement  in  the 

organization  or  management  of  CCC. 

4  DEVELOPMENT  SCALE  A  25,000  square  feet  community  center  will  be  designed  and 
constructed  to  permit  future  addition  up  to  30,000  square  feet.  The  garage  capacity  will 
be  limited  to  350-400  spaces. 

o  A  typical  garage  level  contains  about  49  parking  spaces;  a  below-grade  level  can  be 

expanded  for  68  spaces,  or  100  spaces  by  extending  below  public  ways. 

o  The  maximum  height  for  a  350-  (or  400-)  space  garage  with  1/2  level  below  grade  and 

open  roof-top  parking  will  be  around  55'  (or  65').  By  building  one  full  level  below  grade 
and  expanding  the  area  of  the  below-grade  level,  the  minimum  height  can  be  reduced  to 
around  40'(or  50'). 

o  A  25,000  s.f.  CCC  space  can  be  accommodated  in  a  4-story  building  with  a  typical  floor 

averaging  6.500  s.f.  Future  expansion  can  include  additional  floors  extended  over  the 
garage  for  larger  floor  area. 

5  HOUSING  SUPPORT  By  obtaining  parking  spaces  on  Parcel  C,  Parcels  A  and  B  housing 
projects  can  be  rid  of  the  costly  construction  of  underground  parking  on  a  land  fill  site 
estimated  to  be  around  $25,000  per  space,  compared  to  approx.  $10,000  per  space  in  the 
proposed  Parcel  C  garage.  Further  cost  saving  is  made  possible  by  making  use  of  time- 
sharing spaces  for  evening  and  weekend  parking. 

o  Eliminating  the  underground  parking  spaces  amounts  to  over  $1  million  savings  in 

construction  cost  for  70  spaces  shared  by  the  two  housing  projects.  Another  $1  million 
is  saved  by  obtaining  additional  70  spaces  for  resident  uses  on  a  time-sharing  basis. 

o  The  latest  financing  analyses  do  not  count  on  Parcel  C  development  to  channel  $100,000 

each  from  the  institutional  land  lease  payment  on  Parcel  C  to  the  two  housing  projects  for 
annual  operational  subsidies.  However,  by  carrying  the  development  and  operating  costs 
for  tenant  parking,  the  Parcel  C  garage  will  allow  each  housing  project  to  net  about 
$33,000  annually  from  parking  payments  made  by  its  respective  tenants  for  35  full-time 


spaces  at  $80  per  space  per  month.  To  retain  $100,000  for  operational  subsidies,  each 
housing  developer  will  receive  an  additional  $70,000  or  so  annually  from  other  funding 
sources  to  supplement  the  incomes  from  tenant  parking. 

6  SERVICE  SPACE  SUPPORT  In  addition  to  revenues  generated  from  institutional  parking, 
it  is  also  assumed  that  city/BRA  funding  sources  will  contribute  around  $500,000  towards 
the  proposed  community  center  development. 

o  A  annual  rental  rate  of  $8  per  square  feet  represents  a  subsidy  about  $7.  In  other  words, 

the  total  subsidies  for  a  25,000  square  feet  facility  amount  to  $175,000  per  year. 

o  A  minimum  of  20  spaces  costing  about  $200,000  in  construction  will  be  reserved  in  the 

garage.  Additional  timeshare  spaces  (to  be  determined)  can  be  provided  for  evenings  and 
weekends  when  most  of  the  larger  scale  agency  activities  occur. 

o  Agencies  will  be  able  to  lease  these  20  spaces  at  a  reduced  rate  about  $120  per  space  per 

month  in  1993.  At  this  time,  some  CCC  members  have  suggested  that  these  reserved 
spaces  should  be  equally  shared  by  either  all  CCC  members  or  by  CCC  occupants. 


7       OTHER    POTENTIAL    DEVELOPMENT    SITES    FOR    COMMUNITY    SERVICE  In    the 

intermediate  future,  Posner  Lot/Hall  and  R-l  might  be  considered,  with  the 
relocation/expansion  of  the  Y  being  the  priority.  It  is  possible  that  a  few  small  agencies 
could  also  be  accommodated.  Another  potential  site  may  be  the  C-12  Parcel  which  was 
tentatively  designated  to  the  Don  Bosco  School  -  especially  for  the  Boy's  and  Girl's  Club 
which  has  enjoyed  a  historic  relationship  with  the  School.  The  site  is  zoned  as  a  Housing 
Priority  Area  in  the  Midtown  Cultural  District  Air-right  development  over  the  Turnpike  - 
despite  its  proximity  to  the  Quincy  Complex  where  the  Health  Center  and  the  QSCC  are 
located  -  will  be  expensive,  although  mitigating  benefits  for  planned  transportation  projects 
converging  around  the  area  may  be  a  source. 


8   SCENARIO  A    Develop  a  garage  with  a  25,000  s.f.  CCC 

o  Only  1,500  square  feet  (6%)  will  be  new  expansion  space  for  4  CCC  agencies.   17.500 

square  feet  will  replace  their  existing  off-site  space,  and  up  to  5,000  square  feet  will  be 
leased  to  institution  on  an  interim  basis  if  the  Boy's  Club  and  other  community  501c(3) 
organizations  fail  to  qualify. 

o  Some  form  of  profit  sharing  should  be  secured  to  help  generate  funding  resources  for  the 

expansion/ improvement  of  all  CCC  member-agencies  over  both  the  short  term  and  the 
long  term. 

o  25,000  to  30.000  square  feet  can  be  added  in  the  future. 


9   SCENARIO  B    Develop  a  garage  first  and  the  CCC  later 

o  A  portion  (to-be-determined)  of  the  garage  profits  can  be  immediately  used  to  subsidize 

individual  provider's  on-going  operation.  The  bulk  of  the  profits  can  be  set  aside  in  an 
interest-earning  escrow  account  to  be  used  as  community  equity  for  CCC  development  3 
or  5  years  after  the  garage  opens. 


The  CCC  component  can  be  developed  later  at  a  larger  scale  and/or  with  a  lower  rental 
rate.  The  financial  conditions  for  the  agencies  should  be  stabilized  /improved,  additional 
funding  resources  could  become  available. 

Some  providers  are  concerned  about  further  delay  and  uncertainty  after  years  of  planning. 

Under  this  scenario,  there  is  more  flexibility  in  reducing  the  size  of  the  garage  since  it  is. 
among  others,  a  function  of  the  expected  returns  to  the  community  and  the  related 
time  frame. 


10  SCENARIO  C       Land  banking  Parcel  C 

o  This  is  suggested  by  some  CCC  members  as  a  last  resort  if  no  satisfactory  resolution  can 

be  reached  immediately  for  the  planned  housing  development. 

o  Replace  part  or  all  of  current  institutional  parking  (72  spaces)  on  Parcel  C  with  parking 

for  housing  tenants  and  agency  spaces  relocated  from  the  Pine  Street  lot. 
Meanwhile,  if  necessary  and  desirable,  negotiation  with  interested  parties  can  continue. 

o  Parcel  A  developer  has  the  additional  option  to  accommodate  tenant  parking  for  Phase  1 

development  on  its  remaining  site.  The  institution  will  have  to  relocate  some  or  all  of  1  1  1 
spaces  currently  provided  by  the  Marginal  and  Pine  Street  lots  on  Parcel  A. 

o  The  CCC  Inc. /Planning  Group  must  be  assured/guaranteed  a  role  in  any  decision  on  the 

final  disposition  of  Parcel  C  to  avoid  it  being  taken  over  by  housing  development. 

11  PARKING  ALLOCATION  AND  IMPACT  (70)  tenant  spaces  and  (70)  time-sharing  spaces 
will  be  provided  for  200  housing  units,  (20)  for  CCC  agencies,  and  up  to  (310)  for 
institutions.  The  bulk  of  the  parking  increase  will  result  from  new  housing,  and  no  more 
than  20  spaces  will  be  added  to  institutional  parking  with  a  400-space  garage. 

o  The  space  allocation  is  partly  a  result  of  the  significant  difference  in  incomes.  The  present 

financing  analysis  is  based  on  $80  per  space  per  month  is  for  resident  parking  and  $  1 22 
for  agency  parking  in  1993,  compared  to  $50  to  $100  for  existing  agency  parking.  Incomes 
from  institutional  parking  is  at  least  2.5  times  those  from  residential  parking,  not  count  ing 
additional  value  derived  from  the  excellent  location  offered  by  Parcel  C  which  otherwise 
would  be  off-limits  to  institutional  use. 

o  Currently  319  parking  spaces  are  scattered  around  6  surface  parking  lots  in  the  project 

area,  including  the  Marginal  lot  (93),  Pine  Street  lot  (38).  Oak  Street  lot  (72),  Ash  Street  lot 
(47).  Washington  Street  lot  (60).  and  the  Harrison/Oak  lot  (9).  (Sources:  1990  NEMC  and 
Chinatown  Housing  Transportation  Study  and  others).  29  of  these  spaces  are  used  by 
community  agencies  (25  by  the  Health  Center  and  4  by  the  YES),  the  remaining  290 
spaces  are  by  the  institutions. 

o  Presently  it  is  assumed  that  each  housing  development  will  obtain  35  spaces  for  exclusive 

tenant  parking,  and  another  35  spaces  for  evening  and  weekend  parking.  A  total  of  70 
spaces  each  will  result  in  a  parking  ratio  of  0.7  for  a  100-unit  development.  There  is  some 
concern  for  obtaining  additional  tenant  spaces  over  the  long  term. 

o  Up-to-date  information  on  tenant  parking  at  other  comparable  housing  complexes  are 

being  compiled  to  verify  the  parking  needs  in  relation  to  unit-types  and  household  income 
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For  example,  at  Waterford  Place  which  has  14  market  rate  units  and  26  affordable  units, 
only  5  of  the  26  spaces  are  leased  to  tenants  at  $75  a  month,  and  2  more  are  leased  to 
others  at  $150  a  month.  On  the  one  hand,  the  free  parking  spaces  provided  by  Tai-tung 
Village  and  Tremont  Village  are  well  used,  with  some  fluctuation  in  demands  through  the 
day.  On  the  other  hand,  the  Oxford  Street  apartment  and  the  3 1  Beach  Street  apartments 
encounter  no  marketing  and  management  problems  even  though  they  do  not  provide  any 
on-site  parking  or  make  special  arrangements  with  the  nearby  commercial  garage. 

Currently  20  garage  spaces  at  $122  per  month  are  targeted  to  agencies.  This  means  a 
minimum  shortfall  around  15  spaces  to  be  made  up  through  on-street  parking  and  time- 
sharing for  evenings  and  weekends.  29  of  these  35  spaces  will  be  replacing  existing 
parking  (25  for  the  Health  Center  and  4  for  the  YES),  4  space  will  go  to  CACA  retaining  its 
current  level  of  parking,  leaving  only  2  spaces  use  by  other  agencies.  Ideally  the  reserved 
agency  space  should  increase  to  around  25,  while  reducing  the  on-street  parking  by 
institutional  users.  Future  parking  adjustment  will  be  necessary  for  the  planned  expansion 
ofCCC. 


12  SITE  CONSOLIDATION  In  order  to  accommodate  both  a  community  center  and  an  above 
ground  garage  on  Parcel  C,  the  site  has  been  expanded  to  include  two  adjoining  lots  (2,237 
s.f.)  owned  by  the  9SCC,  making  the  total  site  area  around  26,000  square  feet.  QSCC's 
existing  playground  will  be  moved  from  the  May  Place  side  of  its  property  to  a  BRA  lot 
(2,100  s.f.)  adjoining  the  other  side  of  the  property  facing  Harrison  Avenue. 

o  The  proposed  switch  has  the  preliminary  support  of  the  QSCC  Board,  provided  that 

relocation  assistance  (funds)  are  available.  This  allows  the  agency  to  expand  while 
preserving  the  community  history  mural  on  its  eastern  end  wall  facing  the  new 
playground.  The  mural  is  considered  a  neighborhood  landmark.  In  addition,  QSCC  has 
voted  for  a  garage  no  larger  than  400  spaces  to  support  housing  and  a  55,000  s.f.  CCC. 

o  The  proposed  switch  also  has  the  preliminary  support  of  the  Chinese  Youth  Essential 

Services  (YES)  which  has  been  leasing  the  corner  lot  from  the  BRA  to  operate  a  surface 
parking  lot  for  employee  use  under  a  license  agreement.  YES'  has  to  have  the  4  parking 
spaces  for  staff/visitor  use  replaced.  Preferably  the  new  QSCC  corner  lot  can  be  designed 
and  managed  to  offer  some  use  to  other  community  members  during  off  hours. 

o  To  compensate  for  the  lack  of  community  open  space  and  the  use  of  Parcel  C  as  the  garage 

site,  the  housing  developers  have  agreed  to  a  moderate  site  adjustment  allowing  for  the 
creating  of  a  community  plaza  across  Oak  Street  from  the  CCC.  Both  project  designs  will 
adhere  to  the  previously  agreed  upon  building  height  around  4  stories  along  the  new 
public  way  that  separates/ adjoins  the  two  housing  sites.  Together  the  proposed  Mei-Wah 
Village  and  the  Oak  Street  Village  will  create  an  attractive  frontage  along  Washington 
Street  marking  the  residential  core  of  Chinatown. 


